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1 STATEMENT OF KIND, NUMBER AND LOCATION OF
PROPOSED PUBLIC WORKS

The City of Whitewater proposes the creation of Tax Incremental District No. 7 (the
“District”) under authority of Wisconsin Statute Section 66.1105 primarily to promote the
orderly development of the city. The construction of streets and utilities are needed in
order to provide incentives for commercial and residential mixed-use growth, as well as
to stimulate private sector development throughout the TID. The new development,
which will occur as a result of the projects undertaken within the District boundaries, will
provide the City with additional tax base and provide employment opportunities.

The following is a list of public expenditures that the City expects to implement in
conjunction with the District No. 7. Any costs directly or indirectly related to the public
works are considered “project costs” and are eligible to be paid with tax increment
revenues of the District.

Street Construction, Improvements, Amenities and ROW Acquisition ~ $ 3,600,000

Water and Sewer Extensions 457,000
Administration City/CDA 500,000
$4,557,000

With all projects, the costs of engineering, design, survey, inspection, materials,
construction, restoring property to its original condition, legal and other consultant fees,
testing, environmental studies, permits, updating City of Whitewater ordinances and
plans, judgments or claims for damages, and other expenses are included as project costs.

In the event any of the public works projects are not reimbursable out of the special tax
increment finance fund under Wisconsin Statute Section 66.1105, in the written opinion
of nationally recognized bond counsel retained by the City of Whitewater for such
purpose or a court of record so rules in a final order, then such project or projects shall be
deleted here from and the remainder of the projects hereunder shall be deemed the
entirety of the projects for purposes of this Project Plan (this “Plan”).

The City of Whitewater reserves the right to implement only those projects that
remain viable as the plan period proceeds.

Project costs are any expenditures made, estimated to be made, or monetary obligations
incurred or estimated to be incurred, by the City and outlined in this Plan. To the extent
the costs benefit the City of Whitewater outside the District, a proportionate share of the
cost is not a project cost. Costs identified in this Plan are preliminary estimates made
prior to design considerations and are subject to change after planning is completed.
Proration of costs in the Plan are also estimates and subject to change based upon
implementation, future assessment policies and user fee adjustments. Project costs will



be diminished by any income, special assessments or other revenues, including user fees

or charges.

2 EQUALIZED VALUE TEST

The following calculations demonstrate that the City is in compliance with
$5.66.1105(4)(gm)4c. Wis. Stats., which requires that the equalized value of the proposed
Tax Incremental District No. 7 plus the value of all other existing Tax Incremental
Districts (“TID’s”), does not exceed 12% of the total equalized value of taxable property

within the City.

STEP 1: Calculation of Maximum Equalized Property Value Allowed Within Tax

Incremental Districts in the City of Whitewater

Equalized Value Maximum Allowable TID
(as of January 1, 2007) Property Value
$ 574,940,700 x12% $ 68,992,884

STEP 2: Calculation of Equalized Property Value Currently Located and Proposed

to be Located within Tax Incremental Districts.

Date of Analysis: 8272007

City of Whitewater

12% Statutory Test for Creation of TID #7

200 Total Equalized Valualion [TID-IN)
1285 of Tatzl Equalized Valustion [TI0-1n]
Tedal 2008 TIE Inoremard

Remalning Capacity Before TID Cremtion
Estirnated TID #7 Equalized Value as of 1407 ©
Remalning Capac ity After TID Creation

AP A0, 700 100 D0
$6B, 232, B34 12,008
£65, 908, 100 11,929

3,586,784 068
FESL 450 011%

33,232,334 (.55 ¥

The equalized value of the base of the proposed new TID #7, plus the value of all other
existing Tax Incremental Districts within the city, totals $65,760,550. This value is less
than the maximum of $68,992,884 in equalized value that is permitted for the City of

Whitewater. The City is therefore in compliance with the statutory equalized valuation

test and may proceed with this District.



Date of Analysis: 8/2/2007

City of Whitewater
Tay Incremenrta District 7 - Wabworth County
Tests for Mixed-Use TID Requirements ™

TEST 1: TEST MET:
The egqualized value of the district plus the value increment of all axisting districts Yes
does not excesd 12 percant of the total aqualized value of the city.
ANALYSIS
2006 Total Equalized Valuation (TIC-In) FEF4B40, 700 100
129 of Total Equalized Valuation (TID-In) pEf ool BBL 2000
“12%

[otal 2006 TID Incremeant FESAMGAM  11.88%

Estimated Equalied Valuz of naw TID a3 of 14407 @ $ES4.450  011% /—’}

Total Valuation including new TID $65 70650 11.449%

Estimsted Remaining Capacity efter new TID $3,232,334
TEST 2: TEST MET:
Newly platted residlential portion is limited to no more than 35% of the area of the TID. Yas

ANALYSIS 4 3% |
Acraage of 11D 178,02 100,005
Acrazge of Proposed Mawly Plated Fesdantial Portion 168 17679

TEST 3: TEST MET:
At least 505 of the [and within the TID must be suitable for ot least 2 of the following uses: Yes
-Gommercial
=Industrial
-Residantial

Commereial, ndusirial and

ANALYSIS Heudartialis
Acraage of TID 179,02 100.005% = 50%f land zrea
Aoreage of Commercizl Portion 9057 HIRSAL
Acraage of Incuztrial Portion 13.24 7407
Acraage of Residantial Partion G461 28 0290
[etal of Hesiderial and Commercial 165,22 a4 029
TEST 4: TEST MET:
Project costs for newly platted residential area provide that one of the following applies: ¥Yes

-Housing density of ot lkeast 3 unita per acra
=Location in a "consermtion subdivision”
=Located in a "traditional neighborhood development”

ANALYSIS = Junits per acne

Acrasge of Rezidartial Portion 3163
Urits planned in rasidertial develapmant 240 /’-"
Lirits par Acre 75

(1) Analysiz iz based on City of Whitewater's Propozad TID Land Use & Projected Land
Walue Anahvziz prepared by Walwiorth County Economic Devalopment Allance, Inc.
(2 Estimated 1/1/07 Egualized Valus, par City

Frapamsa by Roban W, Baird 8 Go. lecoporaded Slmunicpeibha slwbhdswsdsr o wil W naw summ 2 ¢ mibad osa tasts whitawrsharcw (8010 P ks AF BE2E007



3 ECONOMIC FEASIBILTY STUDY

The City of Whitewater is located in both Jefferson and Walworth County and is a
community of approximately 14,000 in population.

The charts and exhibits on the following pages demonstrate that the City will be able to
obtain the funds necessary to implement the updated and amended projects in the Plan
and that the revenue from the District will be sufficient to pay for them. Charts I and II
on the following pages project, respectively, the City’s equalized value, and the full faith
and credit borrowing capacity of the City. City financial advisors, Robert W. Baird and
Company have provided equalized valuation projections based upon the following
methodology:

In addition to general obligation bonds, the City can issue mortgage revenue bonds to be
repaid from revenues of the sewer and/or water systems, including revenues paid by the
City that represent service of the system to the City. There is no statutory nor
constitutional limitation on the amount of revenue bonds that can be issued, however,
water rates are controlled by the Wisconsin Public Service Commission and the City
must demonstrate to bond underwriters its ability to repay revenue debt with the assigned
rates.

Special assessments may be levied against benefited properties to pay part of the street,
curb, gutter, sewer and water extension costs. The City can issue special assessment B
Bonds pledging revenues from special assessment installments to the extent assessment
payments are outstanding. These bonds are not counted against the City’s general
obligation (“G.0.”) debt limit.

The City also has the authority to issue Lease Revenue bonds through a Community
Development Authority (“CDA”) should this financing vehicle be wuseful in
accomplishing the objectives of the Plan. These obligations are secured by lease
payments to be made by the City and are not counted against the City’s G.O. debt limit.

Based on the economic characteristics and the financing resources of the City, all projects
outlined in this Plan can be financed and are feasible.

DEVELOPMENT ASSUMPTIONS

The following development projections have been made by the City in consultation with
the Walworth County Economic Development Alliance (WCEDA).

The preceding cash flow pro-forma analysis by Robert W. Baird and Company reflects
(1) the WCEDA projection based upon maximum development build-out given current
City zoning requirements and (2) the minimum required increment to make the proposed
TID cash flow.
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4 DETAILED LIST OF PROJECT COSTS

A detailed listing of the projects that the City may undertake within the Additional
Territory is found below. All costs are based on 2007 prices and are preliminary
estimates. The City reserves the right to increase these costs to reflect inflationary
increases and other uncontrollable circumstances between 2007 and the time of
construction. The City also reserves the right to increase certain project costs to the
extent others are reduced or not implements, without amending the Plan. The tax
increment allocation is preliminary and is subject to adjustment based upon the
implementation of the Plan.

It is important to note that this Plan is not meant to be a budget, nor an
appropriation of funds for specific projects, but a framework with which to manage
projects. All costs included in the Plan are estimates based on best information
available. The City retains the right to delete projects or change the scope and/or
timing of projects implemented as they are individually authorized by the City
Council, without further amending this Plan.

PROPOSED TID PROJECT NO. 7 COST ESTIMATES

Street Construction, Improvements, Amenities & ROW $ 3,600,000

Acquisition
Water and Sewer Extensions 457,000
* Administration City/CDA 500,000
Total $ 4,557,000

* NOTE: The City has estimated normal administrative costs of $25,000 for each year
that the proposed TID will be in existence (20 years).
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5 A DESCRIPTION OF THE METHODS OF FINANCING
AND TIME WHEN SUCH COSTS OR MONETARY
OBLIGATIONS RELATED THERETO ARE TO BE
INCURRED

PLAN IMPLEMENTATION

Projects identified will provide the necessary anticipated governmental services to the
proposed TID area. It is anticipated these improvements will be made in 2008 and in
subsequent years. However, public debt and expenditures should be made at the pace
private development occurs to assure increment is sufficient to cover expenses. The
order in which public improvements are made should be adjusted in accordance with
development and execution of developer agreements. The City reserves the right to alter
the implementation of this Plan to accomplish this objective. In any event, all additional
project costs are to be incurred within the period specified in Section 66.1106(6)(am) of
the Wisconsin Statutes.

It is anticipated developer agreements between the City and property owners will be
in place prior to any major public expenditure. These agreements will provide for
development guarantees or a payment in lieu of development. To further assure contract
enforcement these agreements might include levying of special assessments against
benefited properties.

The order in which public improvements are made should be adjusted in
accordance with development and execution of developer agreements. The City
reserves the right to alter the implementation of this Plan to accomplish this
objective.

Interest rates projected are based on current market conditions. Municipal interest rates
are subject to constantly changing market conditions. In addition, other factors such as
the loss of tax-exempt status of municipal bonds or broadening the purpose of future tax-
exempt bonds would affect market conditions. Actual interest expense will be
determined once the methods of financing have been approved and securities issued.

If financing as outlined in this Plan proves unworkable, the City of Whitewater

reserves the right to use alternate financing solutions for the projects as they are
implemented.
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6 ESTIMATE OF ADDITIONAL TERRITORY TO BE
DEVOTED TO RETAIL BUSINESS

Pursuant to Section 66.1105(5)(b)(6)(am)1 of the Wisconsin State Statutes the City
estimates that less than 50% of the territory within the District will be devoted to retail
business at the end of the District’s maximum expenditure period.

7 ADDITIONAL TERRITORY — ANNEXED PROPERTY

Some of the properties proposed for inclusion within the District were annexed by the
City on or after January 1, 2007. To satisfy the requirements of Section 66.1105(4)(gm)1
Wis. Stats., the City pledges to pay the Town of Whitewater (Walworth County) for the
next five years an amount equal to the property taxes levied on the annexed properties by
the Town at the time of the annexation.

8 ALIST OF ESTIMATED NON-PROJECT COSTS

Anticipated construction by private parties within the proposed TID is not available at
this time.

9 PROPOSED CHANGES IN ZONING ORDINANCES

The City of Whitewater anticipates that a portion of the proposed TID will be rezoned
prior to development. No other changes in the zoning ordinances are anticipated by the
City of Whitewater at this time.

10 PROPOSED CHANGES IN MASTER PLAN, BUILDING
CODES AND CITY OF WHITEWATER ORDINANCES

It is expected that this Plan will be complimentary to the City’s Master Plan. There are
no proposed changes to the building codes or other City of Whitewater ordinances for the
implementation of this plan.
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11 RELOCATION

No relocation of residents and/or businesses is proposed in conjunction with this Plan.

12 ORDERLY DEVELOPMENT OF THE CITY OF
WHITEWATER

Development of the proposed Whitewater Tax Increment District No. 7 will contribute to
the orderly development of the City by providing the opportunity for continued growth in
tax base, job opportunities, commercial development and housing.
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13 PRELIMINARY PARCEL LIST FOR INCLUSION IN
PROPOSED WHITEWATER TID NO. 7

TID 7 Equalized Values - Walworth

2000 2007 2007 Current
Tax 1D Aszsaessed Value Assessed Value | Equalized Value ]  Zone Acres
*DW 1000061 35,000 $5,814.00 A-3 34 .2
LW 1000062 52,1'3()‘ $1,969.61 &
*DW 3000012 $100 $93.79 C
/A 91900002 $233,700.00 $233,233.53 R
/A 91900003 $53,200.00 $49,895 83 G
MWUP 00331 $32,000.00 $30,01313 c
WLUP 003454 $3,600.00 $3,592.81 R
MUP 000D07A $141,200.00 $132,432.54 G
WUP 000078 $187,700.00 $176,04577 G
MWUP 00007 $15,400.00 $15,369. 26 R
WLUP 00276 $6,000.00 $5,988.02 H
$672,800 $654,449.71

*Most current valuation per Walworth County
Using 2008 AV x DOR EQ Value Ratio for 2007
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14 MAP SHOWING EXISTING USES AND CONDITIONS

City of Whitewater

Tax Increment Finance District 7
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15 MAP IDENTIFYING THE DISTRICT BOUNDARIES

City of Whitewater

Tax Increment Finance District 7
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16 MAP SHOWING PROPOSED PROJECTS &
IMPROVEMENTS

City of Whitewater

Tax Increment Finance District 7
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17 OPINION OF ATTORNEY FOR THE CITY ADVISING
WHETHER THE PLAN IS COMPLETE AND COMPLIES
WITH WISCONSIN STATUTES, SECTION 66.1105

Harrison, Williams,
McDonell & Swatek, LLP

ATTORNEYS AT LAW

MARTIN W. HARRISON ANDIEW FARR ALLEN
WALLACE K, MCDONELL &5 W . Main Street P \:::ﬁfn:\:;

P.0. Box 59 ks
Whitewater, WI 53150 IR R ATEL
martinhihmatiys.com 262-473-T000
whmEhmasys.com FACSIMILE
262-4T3-TOlG {iffices also in:
Lake Geneva
Aungust 1, 2007

Mr. Kevin Brunner
City Manager

P. O, Box 178
Whitewater, W1 53190

Re: City of Whitewater, Wisconsin, Creation of Tax Incremental District No. 7
Dear Kevin:

As City Attorney for the City of Whitewater, I have reviewed the Project Plan
document and various resolutions passed by the City Council, Community Development
Authority, and Joint Review Board regarding the amendment of Tax Incremental District
No. 7 located in the City. In my opinion, the Project Plan is complete and complies with
Section 66.1105(4)f) of the Wisconsin Statmtes.

Yours truly,

HARRISON, WILLIAMS,
MCDQNELL & SWATEK, LLP

L tfong B ) owert

Wallace K. McDonell
(State Bar Mo, (1008713)
WEM:slm
ce: Mary Nimm

&ié | WISCORSEIN LAWYERS,

STATE BAR OF | EXPERT ADVISERS,
WISCONSIN | SERVING YOU.
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